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FINAL SITE PLAN and
SPECIAL PERMIT

100 East Putnam LLC
Mixed use building with twenty-two (22) units where
five (5) of the units (20% of the total) would be

PLPZ 2020 00347 "Moderate Income" Dwelling units
LOCATION: | 100 East Putnam Avenue
ZONE(S): | LBR-2 and PRIOZ
PARCEL SIZE: | 33,077 sq. ft.
ZONING STATISTICS
EXISTING PROPOSED PERMITTED/REQUIRED
Gross Floor Area: 2,581 sq. ft. 28,214.02 sq. ft. | 16,538.5 sq. ft. or up to 29,769.3
sg. ft. per Sec.6-110
Commercial: 2,581 sq. ft. 3,831 sq. ft.
Residential: NA 24,353.01 sq. ft.
Floor Area Ratio: 0.078 0.863 0.5 or up to 0.9 per Sec. 6-110
Parking Spaces: 35 49 +2 ADA 44* + 2
Number of Dwelling Units: NA 22 20% of total unit count for
incentives under Sec.6-110
Number of MID units: NA 5 (equal to 4.4 units)
Number of bedrooms: NA 8 One-BR
14 Two-BR
Number of Stories: 1 3 2.5 stories or 3.5 Stories per Sec.
6-110
Building Height: 15 ft. 32.1ft. 35 ft. or 40 ft. per Sec. 6-110
Building Area Coverage: 7% (2,488 sq. ft.) 45.6% *** 30%**
Lot Coverage: | 72.4% (23,958 sq. ft.) 80.8% *** 75%**
Setbacks: Front: | 25.55 ft. to EPA lot 10.9 ft. 10 ft.
line
40 ft. to Taylor Dr. 10.12 ft.
Lot Line
Side: 33.34 ft. 6.83 ft. None required except that if
provided such side yard shall be
at least 3 1/2 feet plus one inch
for each foot of building height.
Based on the proposed height the
min. setback should be at least 3-
foot 9 inches.
Rear: 130 ft. 46.17 ft. 10% of lot depth or 25 ft. for

commercial and mixed use
building adjoining a residential
zone.(29 ft. by depth, 25 from
North property line, R-7 Zone)

* A waiver may be granted per Sec. 6-110(g)(6) ** A waiver of maximum coverage may be granted per Sec. 6-110(g)(5)
*** Erom prior plans, no new information provided.

STAFF REPORT UPDATE:

This application was last before the Commission at the 1/5/2021 Meeting. At that time the
Commission chose to not take action and have the applicant address outstanding comments
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related to sewer and traffic. The applicant has responded to the Commission’s traffic
consultant’s comments from their Traffic Engineer, site engineer, and Architectural team. The
applicant has also provided a draft declaration of restrictions and draft marketing plan in
satisfaction of the special permit requirements for Moderate Income Unit developments. Lastly,
the Sewer Division has been able to evaluate the flow rates and date provided related to the
potential sewer output of this project and noted that they have been satisfactorily addressed and
while the note a comments for the “P&Z Phase”, the content of that comment notes that the
system is Cos Cob may require work in the future, and while this development does not create a
capacity concern, future developments connecting to this system may require capital
improvements before additional capacity could be added to the system.

The following is an updated staff report.

APPLICATION SUMMARY:

The applicant is requesting final site plan and special permit approval, to construct a mixed use,
Moderate Income Housing Development of three (3) stories with twenty-two (22) units where
five (5) of the units (20% of the total) would be "Moderate Income™ units as described in
Section 6-110 of the Greenwich Building Zone Regulations; 3,861 sq. ft. of commercial space,
and parking for 49 vehicles plus 2 ADA parking spaces on a 33,077 sq. ft. property located at
100 East Putnam Avenue in the LBR-2 and PRIOZ zones.

Access to the site is proposed to be a, two-way, curb-cut onto Taylor Drive. The existing curb
cut onto East Putnam Avenue would be closed and the sidewalk extended across the entire East
Putnam frontage and up Taylor Drive to the new proposed driveway entrance. Properties to the
north of the site are in the R-7 residential zone.

This preliminary application was submitted and moved to final by the Commission at the May 5
2020 meeting, so that the applicant many obtain guidance as to compliance with primarily
Sections 6-13 through 6-15, 6-17, 6-103, 6-110, 6-141, 6-158, and 6-205 of the Town of
Greenwich Building Zone Regulations (BZR).

COMMENTS/RECOMMENDATIONS:

1. LANDSCAPING - under the preliminary process, the Commission requested more
landscaping on the site. The applicant then met with the Tree Warden and Staff, to
access trees on the site, those comments have been attached and recommended that while
the established trees have value, and more should be saved, they did acknowledge that
develop of the site, as proposed, makes preservation of the trees noted, unlikely without
revisions to the proposal. The applicant has proposed a revised landscaping plan and is
noted that, “trees will to remain as recommended in arborist report” that report has not
been provided by the applicant but has been included by staff. Additionally, the applicant
should verify and confirm that the proposed landscaping plan is in compliance with
Section 6-161 of the BZR.
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2. ARCHITECTURE - the Commission talked at length about the desire the see the look
of the building changed to be more similar to the Architectural types along East Putnam
Ave. in Cos Cob. The applicant has revised the plans, and appeared before the ARC to
redesign the facade of the building. Final comments were issued at the ARC’s 7/7/2020
meeting and the applicant was referred back to the Commission, with comments, and it
was requested, that “Electronic resubmission” be provide post a decision by the
Commission and prior to any zoning permit. The Commission should determine if the
applicant should meet all, part, or none, of the comments of the ARC, and if determined
additional architectural revisions are needed, the Commission shall direct the applicant to
revise as they see necessary.

3. TRAFFIC COMMENTS - the Commission requested that the applicant address
comments from the Commission’s traffic consultant, BETA. The applicant has
responded and noted the following:

a. discussed the concept of a Transportation Demand Management Program but
noted one is note a necessity for this site as it: meets parking requirements of the
regulations; the mixed use proposal of the site affords the opportunity to share
parking during peak times; the proximity to public transportation, bus and
commuter rail; and access to community amenities with 0.5 miles of the site.

b. BETA notes that the operation conditions at the intersection of East Putnam
Avenue at Cross Lane/Taylor Drive/Strickland Road are not as good as the
“overall” columns in Table 1 would indicate. It was also noted that queues on the
Taylor Drive southbound approach to East Putnam are expected to back up past
the CVS plaza driveway and site driveway at various times during the peak hours.
They ask, “Would the applicant’s engineer recommend any timing changes to the
traffic signal to improve conditions? And/or are any signal timing changes already
assumed in the “2021 Combined” scenario?”.

c. There is currently no accessible route from the surface lot to the bank building
entrance because there is not sufficient clear width to access the walkway and
there is no ramp provided to traverse the curb.

d. BETAS defers to the Town if they have agreed to the three-foot width. Otherwise
it was noted that a three-foot width is a minimum ADA standard, not commonly
used for sidewalks anymore unless there are extreme constraints, and the
Greenwich Town code states in Sec. 6-188 that “sidewalks connecting all building
entrances, exits, parking and loading areas and the public street shall be paved
with an asphaltic or concrete surfacing and shall have a minimum width of at least
six (6) feet...”

4. PARKING — it was noted in the prior plans that some of the end parking stall widths are
not 10 feet as recommended by Sec. 6-185. The applicant has identified the 20 end
parking stalls and has revised the plans so that all but 9 of these end stalls meet the 10-
foot width recommended. Staff notes that the Commission may allow a lesser width if
they make a determination that a subject use is one that can be considered to be non-
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transient (greater than 3-hour turnover) parking. The Commission will need to make a
finding that the location and size of these 9 stalls qualify or the applicant will need to
address the width issue.
ZONING — No issues to be addressed from the ZEO.
ENGINEERING - The Engineering Division have revised their comments and defer to
the Commission on the prior traffic concerns.
SEWER - The property with the proposed development/modifications discharges into a
sanitary sewer system that has some existing capacity concerns during certain flow
conditions. This sewer system and downstream sewer pumping station at the Cos Cob
Pumping Station located on Strickland Road is under further study and future work on the
Town sewer system and pumping station may be required. Potential improvements to the
system may be required and implemented through the capital improvement planning
process in the future. In areas where capacity may be limited under such conditions, it is
DPW?’s policy to accommodate flows consistent with current zoning to the extent
possible. If the proposed development/modifications meet(s) current zoning, it has a right
to construct accordingly.
CONSERVATION - Staff noted that the development requires quite a bit of tree and
rock removal. They stressed the need for the landscaping plans to provide a “green”
buffer for wildlife, stormwater, air and noise pollution, benefits. They noted a concern
regarding the use of non-native species in the plant plans. It was recommended that the
planting materials added to the site be at least 25% native species.
HOUSING SPECIALIST - The applicant has now provided a draft Declaration of
Restrictions and a draft marketing plan. It was noted that all references in the documents
to “Sec. 6-110(g)” need to be revised to state “Sec. 6-110.” It was also noted that the
units to be Moderate Income have not yet been designated. This could be addressed at
permit, but the Commission should indicate to staff, the desired mix of units they would
like to see designated.
IWWA - green sheet noting no IWWA permit is required, has been provided.
PRE-APPLICATION WORKSHOP - As required per Sec. 6-110(e) and pre-
application workshop was convened on October 29, 2019.
The following is recommended, by staff, to be addressed in the final site plan /special
permit application:
a. Address any outstanding Department/staff comments that Commission would want do
see prior to making any final decision(s)/
d. A construction phasing plan should be submitted to accompany the soil and
erosion control plan. The parking of construction vehicles and access in and out of
the site will be of paramount importance.
e. The noise specifications and location of all mechanical equipment proposed
should be submitted.
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DEPARTMENT COMMENTS:
ZEO - see attached
DPW ENGINEERING - see attached
DPW SEWER - see attached
CONSERVATION - see attached
TRAFFIC - see attached
FIRE -
HOUSING SPECIALIST - see attached
IWWA - Green sheet provided

APPLICATION DETAILS:

The applicant proposed to remove the existing 2,581 sg. ft., 1 story building on site and construct
a new 28,353.04 sq. ft. three-story mixed use building on the site. The ground floor is proposed
to be 3,831 sq. ft. of commercial space, divided into two tenant spaces, one space for the existing
bank tenant, the second, a tenant yet to be identified. The Commercial space would extend along
the sites frontage along East Putnam Ave. closing off the current driveway. To the rear of the
commercial space would be at grade parking which would extend up to and underneath the
building’s upper floors. Vehicle access would be only from Taylor Drive. The upper two floors
would be about 24,000 sg. ft. of residential space. Each of the upper floors would have 11 units,
per floor, and a mix of eight (8) - one (1) and fourteen (14) - two (2) bedroom units would be
spread over the upper two (2) floors.

The top floor (roof level) is proposed to be approximately 642 sg. ft. of floor area, to house a
roof deck, elevator and stair bulkheads, and mechanical equipment.

In the Commission’s preliminary decision letter, it was requested that the following be addressed

with a return for final site plan / special permit approval:

1. Address sewer comments.

2. Address Engineering comments.

3. Address comments from the Commission’s traffic consultant, BETA.

4. Attempt to address the concerns of Conservation Commission Staff.

5. The Commission requested that the applicant appear before the Architectural Review
Committee (the “ARC”) to gain comments on the Architectural Design, building materials,
landscaping, lighting, and signage program which shall include facade signs, directory signs
(free standing) and directional signage; and the following suggested revisions to the proposal
to the applicant, and the ARC, should be addressed between now and any request for final
site plan and special permit approvals:

a. Revise and improve the landscaping plan, specifically the area along the West and North
property lines.

b. Consider the rotation of the bank portion of the building to the North West.

c. Use brick corbeling and standing seam roof as a continuous parapet along the upper and
lower roof line.
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d. Eliminate the brick parapet at the balcony and use the railing continuously along the
balcony.

e. Square the 2nd floor window openings on the South Elevation, look at a square muntin
pattern.

f. Review materials below the retail frieze line. They should reflect a proportional mix of
materials, less brick more painted wood, using the Cos Cob retail district as cue.

g. Accentuate individual store fronts around the retail entries. To be carried around retail
elevation from South to East to North.

h. Explore treatment of West and North retaining wall finishes.

As required by Section 6-110(h)(5), the applicant shall submit a Declaration of Restrictions

stating the covenants and restrictions that will run with the land for all current and future

owners of the MID units must be provided for review and acceptance prior to any final

approval from the Commission

As required by Section 6-110(h)(5), the applicant shall submit a Marketing Plan to ensure the

building, “adherence to established sales and rental guidelines and administrative

procedures.” The Marketing Plan shall outline the specific units designated as moderate

income, the specific entity responsible for administration that must be established prior to

CO, and how the application and general administrative process will work in order to ensure

the regulations are met.

The Commission requests that the Applicant review and address end of aisle parking space

widths as best possible as recommended by Sec. 6-185.

The applicant appeared before the ARC and at their 7/1/2020 meeting, the following comments
were made:
Comments on the tree ridge as follows:

1.

Building’s proposed placement is taking away a “green spine” in town that cannot be

regained;

a. Could the placement of the building be revised to save this unique and connected
greenscape?

b. POCD Greenscape finding: Indigenous vegetation outcrops are important;

c. POCD Greenscape finding: Preservation of greenscape vs. parking requirement
numbers. Can the existing building be raised and therefore moved toward Taylor Lane
while preserving parking and the spine of trees?”

d. Isthere any way to save all or some of the ridge?

Proposed residential entry is not fully developed and needs clarification of the architecture.

Windows are too high and lights too low. Does not show an arrival. Is it handicap

accessible? Walkability and accessibility in this area are very important and need

refinement;

Consider adding white band, cornice or other architectural element at the top of the 2nd

floor, but not necessarily adding a parapet;

Roof-scape needs a lower ridge applied to building parallel to Putnam Ave. with a dropped

ridge and dormers, so it does not seem like a 4th story;
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Try to develop a stronger definition of architectural relief in the long elevations — East and
West elevations — not just by changing brick pattern or skin;

The proportion of the windows needs updated — they are not symmetrical to themselves or
to the facade;

Complexity of the roof and facade is commendable. Please add more of it;

Architecture needs to be revised to further arrival, walkability, and exits- this specifically
needs review at the egress on East Putnam Avenue;

Significant greenscape and natural features are valued by ARC;

Confirm compliance with Sections 6-180 through 6-182 of the Town’s BZR, specifically
Type E plantings for parking areas;

We note that the application has been modified in several ways:

The First floor elevation has been lowered from el 15.4 to 14.8.

The northwest portion of the parking lot was lowered

Of the proposed twenty (20), end parking stalls, all but nine (9) of the end stalls meet the 10-
foot width recommended in the by Sec. 6-185 of the BZR.

The space dedicated to retail use has changed from about 4,400 sq. ft. to about 3,800 sg. ft.
The total gross floor area has reduced by about 100 sq. ft.

The eaves have been extended on the east and west facades, to eliminate the prior “slit”
roofs.

The roof line has been adjusted across the west facade.
Consistent gable roof ends applied to bank tenant.
Window sills change to brick row-look

Residential lobby now faces Taylor Drive.

Mechanical basement has been added for retail tenants.

EXISTING TREES AND PROPOSED LANDSCAPING:

The applicant met with staff between preliminary and final site plan applications to discuss the
condition of current trees on the site, and the proposed development. Staff and the Town’s Tree
Warden went to the site with the Applicant’s team and looked over the trees. Trees seen as
having value were identified and a request to save six (6) specimen trees were made, for
consideration. The general comment for the Tree Warden and staff was that trees outside of the
proposed footprint, should be saved or avoided to the greatest extent possible. It was noted that
more trees could be saved with proper measures and not clear cut and replaced as noted.

The applicant has noted the following landscaping changes:

West property line proposes “columnar” oak tree better suited for a narrow plant bed.
Notes have been provided stating the applicants intention to keep as many existing trees to
the north of the proposed building as possible.

Wall treatments have not been finalized and the applicant would like the site conditions to
dictate the final look of the foundation walls. It has been stated that their intent is to not
leave raw, poured concreted exposed.

Evergreen shrubs have been added along Taylor Drive to screen the parking areas.
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e Lighting piers have been changed to brick to match facade.

Additionally, staff would note that the applicant should verify and confirm that the proposed
landscaping plan is in compliance with Section 6-161 of the BZR, which requires specific
plantings for lots with more than 10 vehicles proposed.

Conservation staff has noted concerns in their memo of 12/30/2020. They note that the project
incorporates some principles of “Smart Growth” but also note their opinion that the development
is oversized and too intensive for the site given the grading, and tree removal proposed. They
stressed the need for green buffers, and that the proposed planting plan has many non-native
species and should be made up of at least 25% native and drought resistant species. Bike racks
and Electric vehicle charging stations were also recommended.

ZONING:

Per the regulation in the LBR-2 Zone the first floor is required to be retail uses. Banks are
currently not a permitted use on the first floor in the zone. However, the site currently operates a
bank on site which is a legally non-conforming use. The applicant has expressed their intent to
continue this non-conformity and indicated the State Public act to transfer this non-conforming
right to the proposed new building.

The Town’s ZEO offered no comments that would require revisions or follow-up.

TRAFFIC AND CIRCULATION:

The Commission requested in the preliminary decision letter that the applicant address
outstanding comments from the Commission’s Traffic consultant, the BETA. The applicant has
responded and BETA has noted the following:

e Discussed the concept of a Transportation Demand Management Program but noted one
is note a necessity for this site as it: meets parking requirements of the regulations; the
mixed use proposal of the site affords the opportunity to share parking during peak times;
the proximity to public transportation, bus and commuter rail; and access to community
amenities with 0.5 miles of the site.

e BETA notes that the operation conditions at the intersection of East Putnam Avenue at
Cross Lane/Taylor Drive/Strickland Road are not as good as the “overall” columns in
Table 1 would indicate. It was also noted that queues on the Taylor Drive southbound
approach to East Putnam are expected to back up past the CVS plaza driveway and site
driveway at various times during the peak hours. They ask, “Would the applicant’s
engineer recommend any timing changes to the traffic signal to improve conditions?
And/or are any signal timing changes already assumed in the “2021 Combined”
scenario?”.

e There is currently no accessible route from the surface lot to the bank building entrance
because there is not sufficient clear width to access the walkway and there is no ramp
provided to traverse the curb.
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e BETAS defers to the Town if they have agreed to the three-foot width. Otherwise it was
noted that a three-foot width is a minimum ADA standard, not commonly used for
sidewalks anymore unless there are extreme constraints, and the Greenwich Town code
states in Sec. 6-188 that “sidewalks connecting all building entrances, exits, parking and
loading areas and the public street shall be paved with an asphaltic or concrete surfacing
and shall have a minimum width of at least six (6) feet...”

The Applicant had expressed in the preliminary site plan process, the desire to not install a “right
turn only lane” out of Taylor Drive, out of respect for the wishes on the public and their Traffic
Consultant does not believe its inclusion would improve operations on East Putnam Ave. and
through the intersection.

PARKING:

The applicant is proposing 22 residential units. Pursuant to Section 6-155, multi-family
residential development requires 44 parking spaces per Section 6-155(1). Per Section 6-155(3),
“Dwelling units in mixed-use residential-commercial development: One space per dwelling unit
unless a greater or lesser number is deemed appropriate by the Commission.” That would
reduce parking on the site to 22 parking spaces for the residential use. The proposed bank
(office) use, would require one parking space per 150 sq. ft. of usable floor area (75% of gross)
as would the proposed retail space. Based on 3,381 sq. ft. of commercial space, an additional
19.155 parking spaces would be required. 49 spaces exclusive of 2 ADA spaces are proposed.
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The following table illustrates the math related to the Town’s Parking requirements:

Residential Parking Number of units | Required Parking Number of
Per Unit Type Parking Spaces Required
One-bedroom 8 1 8
Two-bedroom 14 1 14
Subtotal 22 22
Office Parking Number of
Parking Spaces Required (1 per 150
Gross Sq. ft. Usable Sq. ft. sq. ft. of Usable floor Area)
3,831 2873.25 19.155
TOTAL 41.155

Staffs notes that some of the end parking stalls widths are still not 10 feet as recommended in
Sec. 6-185 of the BZR. The Commission may find these to be acceptable if a determination is
made that the use is one that can be considered to be non-transient (lower turnover, 3-hours or

greater) parking.

APPLICABLE REGULATIONS:

Section 6-15, 6-17, and 6-110(g), 6-103, 6-141, 6-155, 6-158 (parking), 6-185 (Site Plan), and 6-

205.
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requires the applicant submit the necessary information for our review and approval to
confirm that any plumbing fixtures are a minimum of 1-foot above the flood elevation.

e Any application to the Sewer Division must include the location of the existing sanitary
sewer lateral and its connection to the sewer main. Please be sure to show on plans
submitted for Sewer Permitting.

e The applicant/owner will be required to perform CCTV inspections of all of the sanitary
sewer laterals and private mains (if applicable) that serve the existing buildings to
confirm there are no issues with the existing sanitary sewer lateral. Any televising of
sanitary sewer laterals must be performed in the presence of the Environmental Asset
Engineer / Sewer Inspector. Please coordinate with Sewer Division — Environmental
Asset Engineer (203) 622-0963 extension 5. Make a DVD of this inspection. Submit a
copy of the DVD to the Sewer Division. Failure to have the Environmental Asset
Engineer present during the TVing will result in the Sewer Division not accepting the
DVD. Note: VHS format is not accepted. Only DVDs are accepted. Make a copy of the
DVD for your records. The Town will not return DVDs. The Town cannot make copies of
DVDs. The DVD should be submitted along with a site plan that identifies each
investigation run on the DVD.

e Any sewer lateral(s) that are proposed to be installed within 10-feet of any drainage
area, such as, but not limited to permeable pavement, biofiltration areas, drain lines,
etc., will be required to be encased in concrete to the nearest upstream and downstream
joints at least 10-feet from the edge of the drainage area to inhibit infiltration. Should this
be required, please coordinate directly with the Sewer Division.

e Please note, sanitary sewers are designed for first floor elevations. Therefore, any
plumbing fixtures in lower levels (basements) could be subject to sanitary sewer
backups/overflows. The property owner is strongly recommended to consider and review
this and plan accordingly to protect themselves in those situations. The Town is not
responsible for damages as a result of these connections/installations. Please consider
this and revise accordingly.

e Please note, in accordance with Town regulations and standard practice, all clear water
sources cannot discharge to sanitary sewer. This includes air conditioning and high
efficiency heating system condensate lines. Please confirm that the new development
will not discharge any clear water sources to sanitary sewer.

Please NOTE: These comments are intended for P&Z review only. These comments do not
take the place of Sewer Permit(s). Any Sewer Permit Applications receive thorough reviews
and may result in additional comments/requirements at that time. In addition, please be
reminded that in order to receive Building Permits, the applicant must have secured all other
necessary permits, including, but not limited to, Sewer Permits PRIOR to obtaining their Building
Permits.

Also, please note, the applicant should NOT submit for Sewer Permits until the project has
received approval from P&Z.
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January 15, 2021

Re: Housing Comments for 100 East Putnam Avenue, PLPZ202000347

The development at 100 East Putnam Avenue has provided a draft Declaration of Restrictions
and the comments from the Housing Specialist are as follows:

-Remove all the 6-110(g), and replace with 6-110.

-Designate which units will be MIU.

Thank you,

Crystal Berry
Housing Specialist
Planning & Zoning
Town of Greenwich





